
MINUTES OFTHEHOUSING COMMITTEE
November 11, 2019

EastConference Room

Present: Councilmembers Anderson, O’Malley & Rader

AlsoPresent: CouncilmemberBullock, Planning Director BryceSylvester& Clerk Bachtaking
minutes

Call toOrder: 6:37p.m. 

thTheminutes oftheOctober 14Housing Committee wereapproved byaunanimous voteofthe
Committee. 

RESOLUTION 2019-08-ARESOLUTION totakeeffect immediately provided it
receives theaffirmative voteofatleast twothirdsofthemembers ofCouncil,or
otherwise totakeeffect andbeinforceafter theearliest period allowed bylaw,  
amending Ordinance No. 58-04, adopted July6, 2004, forthepurpose offostering
theinvestment anddevelopment ofaffordable housing innewmulti-family and
mixed-useconstruction projects inCommunity Reinvestment Area (CRA) #1, which
isthecitywide CRA. 

Director Sylvester walked theCommittee through thelegislation andprovided background on
theDepartment’saffordable housing strategy. InApril 2019, theDepartmentpresented aseven- 
stepaffordable housing strategy totheHousing Committee. Thisproposal represents aneighth
step inthestrategy andproposes tomodify theCity’sexisting Community Reinvestment Area
CRA) tocreate newaffordable housing units forindividuals and families earning 80%-120% of

theAreaMedian Income (AMI).  

Director Sylvester explained that thisparticular strategy isintended totarget theincome bracket,  
commonly referred toasthe “missing middle.” Steps onethrough sevenofthestrategy, aswell
asmany federal programs, areintended tosupport individuals andfamilies earning below 80%  
AMI. Themiddle class isagroup thatlacks resources, andtheCitysees thisasawaytosupport
themiddle class. 

Using theCRAasthestructure, thestrategy proposes toprovide a15-yearproperty tax
abatement todevelopers ofnewresidential development projects of100ormoreunits in
exchange for20% oftheirunitsbeing affordable. Theabatement would beforthe improved
valueoftheproperty only. Inexchange, 10% oftheunitswould havetoberented tohouseholds
earning upto80% AMI andanother 10% would havetoberented tohouseholds earning 80%- 
120% AMI.  

Director Sylvester explained thehistory oftheexisting citywide CRAcreated in1978and later
edited in1984andagain inthelate 1990s for introduction ofcondos.  

1



Director Sylvester clarified that thebaseline/current property taxvalue would bemaintained. The
developer would continue topaytheexistingproperty tax, which protects theschools. 

Director Sylvester remarked that thisstrategy could potentially beapplied totheproposed new
housing atOneLakewood Place andthetwoSolove developments. Hewalked through an
example ofthefinancing andhowtheprogram could workattheproposed Solove development
attheexisting BarryBuick site.  

Solove isproposing 140totalunits. Under thisprogram, 28wouldbeaffordable. TheBarry
Buick sitecurrently nets $71,000inproperty taxes annually. Thisbaseline taxratewould be
maintained. Witha $30million development, theproperty taxwould likely increase toabout
725,400. Given theproposed investment, thevalue ofthelandwillalso increase. Theproperty

taxonthelandwillNOTbeabated. Alltold, theCityexpects tonetabout $124,000 fromthe
abated taxonthestructure PLUS thenon-abated taxontheland. Director Sylvester highlighted
that thisis $53,000thanwhat theCitycurrently nets. Healsohighlighted thatifthenew
development does notmove forward that thevalueofthelandwill likelynot improve andthe
Citywillnetitsusual $70,000. 

For15years, thedeveloper would besaving approximately $601,400annually. 

Director Sylvester stated thatnodeveloper islikely toofferaffordable housing without an
incentive ofthisnature. Hecited theeconomic climate, therisk, andthecostofmaterials asthe
reasons.  

TheCommittee expressed astrong preference thataffordable unitsbecomparable inqualityto
theother units. 

Director Sylvester remarked ontheneed foraprogram ofthisnature toprevent themarketplace
from “completely taking over.” Heidentified thisasanappropriate roleofgovernment tohelp
ensure balance inthehousing stock. Hepointed toother localgovernments thataredoing thisas
well. Heacknowledged thataffordable housing exists inLakewood butitsquality isnotalways
thebest. These newprojects promise tobesafe, energy efficient, andhealthy.  

TheCommittee discussed whatmight happen after15years totheaffordable housing units.  

Director Sylvester spoke about Solove’sexperience with “workforce housing” inColumbus and
itsexperience complying with government regulations. Hespoke about how suchaplan fitsin
withtheCommunity Visionand theNEO2040Plan. 

TheCommittee discussed howtheCitywould enforce andadminister thisprogram. Director
Sylvester explained that reports would bemade totheCityannually. Ifthereareanyissues of
non-compliance, theCityispermitted monthly check-ins. Also, itwillbestipulated that the
Building Department candoexterior andinterior inspections ontheaffordable units. 

Director Sylvester characterized theproposal asvery fairtobothparties.  
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Committee members raised issues about theimpact ontheschools andthecostofinflation. 

TheCommittee decided thatitwillhold another hearing before making arecommendation on
Resolution 2019-08

TheHousing Committee adjourned at7:47p.m. 
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11/18/2019

SummaryofActionSteps
ActionStep1\[ RentalRestorationProgramPreservingAffordability

ActionStep29GapFinancingforRentalDevelopmentProjects

ActionStep35andexpandnonprofitpartnershipswithhousingagencies

ProposedModificationtotheCitywideCommunityReinvestmentArea (CRA) ActionStep4tmorehomeownershipopportunitiesforlowandmoderate
CityCouncilHousingCommittee incomehouseholds

November11, 2019 ActionStep55newaffordablehomeconstruction
BryceSylvester, DirectorofPlanning & Development

ActionStep6/ propertyownerstoresourcesandincentives

ActionStep7/ moreoutreach& advocacytoHUDandCMHAtoimprove

effectivenessandservicedeliveryofhousingprogramsinLakewood. 

AddingActionStep8aexistingcitywideCRAtocreate

newaffordablehousingunitsinLakewoodtargetedat

householdsmaking80% 120%ofareamedianincome. 

Proposal:  
Federallyfunded Market( Unsubsidized) MissingMiddle

HUD/CDBG) Realize15yearsofaffordability requirements for20% of
80%120%AMI< 120%AMI80%AMI newresidential unitsconstructed inLakewoodbyabating

futureandunrealizedrealestatetaxesononlythe

Actionsteps1Marketplace improvedvaluesofproperty. 

Actionstep8
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11/18/2019

ExistingCitywideCRAProposednewadditiontoCitywideCRAtorequireaffordabilityin
newconstruction

Fortheremodelingofeverydwellingcontainingnotmorethantwofamilyunits, includingindividual
condominiumunits: 

CriteriafortaxabatementfornewmultiplefamilyresidentialconstructionincitywideCRA: 

Five(5)years,uponwhichthecostofremodelingisatleastTwoThousandFiveHundredDollars
Forthenewconstructionofmultifamilyresidentialprojects, over100units, thatincludea2,500)butlessthanTenThousandDollars($ 10,000). 
minimumof10% oftheunitsrentedtohouseholdsmakingupto80% AreaMedianIncome

Ten(10)yearsuponwhichthecostofremodelingistenThousand($ 10,000)ormore. AMI)and10% oftheunitsrentedtohouseholdsmakingupto120% AMI. 

Fortheremodelingofeverycommonareaofacondominiumbuildingcontainingmorethantwounits: 15yeardurationat100% exemptionontheimprovedvalueofthebuildingsonly. 

Five(5)years,uponwhichthecostofremodelingisatleastFiveThousandDollars($ 5,000)butless
Landvaluewillbetaxedatmarketrate. thanOneMillionDollars($ 1,000,000). 

thecostofremodelingisOneMillionDollars($ 1,000,000)ormore.• Baselinetaxvalueshallbemaintainedfortheentiretermofabatement. Ten(10)yearsuponwhich

Incensustracts1606. 02and1617taxabatementfornewresidentialconstructionaswillbegrantedto
anindividualpurchaserasfollows: 

Thefirsttwo( 2)yearsatOneHundredPercent( 100%) 

Thefollowingthree( 3)yearsatFiftyPercent( 50%) 

FY2019INCOMELIMITSFY2019INCOMELIMITS

HouseholdSizeHouseholdSize

AMI12345678% AMI12345678

80%AMI$41,300$47,200$53,100$58,950$63,700$68,400$73,100$77,850 80%AMI$41,300$47,200$53,100$58,950$63,700$68,400$73,100$77,850

120%AMI$61,900$70,750$79,600$88,450$95,500$102,600$109,650$116,750 120%AMI$61,900$70,750$79,600$88,450$95,500$102,600$109,650$116,750

Source:HUDUserDatasetfortheClevelandElyriaMSASource: HUDUserDatasetfortheClevelandElyriaMSA
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IncomeExample
ProjectExample:BarryBuick

Incomeofhouseholdoftwomaking80% ofthe
AreaMedianIncome:$ 47,200

47,200x30%=$14,160inhousingcosts
annually

14,160/12months=$ 1,180housingcosts
includingutilities) 

Reportingincludesincomebasedverification
andrentroll

Itisanoption, notamandate, fordeveloperstoutilize. 

ProjectExample:BarryBuickProjectExample:BarryBuick
30Mestimatedconstructioncost( iftheprojectwasconstructed) 

Landvaluecurrentlyat$ 8/squarefoot.$ 12/squarefootislikelyafterdevelopmentiscomplete. 140UnitsTotalunitswouldhaveincome
12/squarefootx108, 900squarefeet( sizeofallBarryproperty)=$ 1,306,800landvaluerestrictions
1,306,800x4.03%=$53,000taxesgeneratedfromlandvalue14unitswouldberentedtoahouseholdmaking

71K=$124Ktaxesgeneratedwithabatement80%AreaMedianIncome(AMI)•$ 53K

41,300(1personhousehold) 
14unitswouldberentedtoahouseholdmakingup
to120%AMI

41,300$61,900(1personhousehold) 
AffordabilityPeriod:15years

Itisanoption, notamandate, fordeveloperstoutilize.* Itisanoption, notamandate, fordeveloperstoutilize. 
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LocalTaxGeneration:BarryBuickProjectExample:BarryBuick
CurrentAnnualRealEstateTaxesonBarryBuickSite$ 71,00030Mestimatedconstructioncost( iftheprojectwasconstructed) 
thiswouldbethebaseline

Landvaluecurrentlyat$ 8/squarefoot.$ 12/squarefootislikelyafterdevelopmentiscomplete Estimatedrealestatetaxeswithabatement
12/squarefootx108, 900squarefeet( sizeofallBarryproperty)=$ 1,306,800landvalue

15yearsat100% abatementonimprovementsonly
1,306,800x4.03%=$53,000taxesgeneratedfromlandvalue

Estimatedtaxbillwithlandatthemarkettaxrateplusthe
71K=$ 124Ktaxesgeneratedwithabatement53K

baselinetaxesremainingis$ 123,664orroughlyOnemethodtoestimatetaxablevalue: 

50,000/acre60%x$30M=$ 18M

18Mx4.03%=$725,400annualpropertytaxes• Estimatedannualincometaxes:$ 91K
725,400$124K=$ 601,400unrealizedfuturetaxgeneration Averageof$65Kperhouseholdx140units=$ 9.1Mx1%tax
601,400/28unitsincomecapped=$ 21,478/unitannualinvestmentthroughunrealized rate=$91K

futuretaxestohavedirectcontrolandpositiveimpactoncreatingaffordablehousingunits

OthercomponentsofthemodificationtotheCRAProposedProjectsCouldIntroduce100NewAffordable
UnitsCitywide* 

Nomorethan50% ofthequalifyingunitscanbeefficiencies

OneLakewoodPlacewouldintroduce40newaffordableunits Rentincludesthecostsofutilities
200UnitsTotal: 20unitsrentedtohouseholdsmaking80% AMIand20

Designiscomparabletothemarketrateunitsunitsrentedhouseholdsmakingbetween80% 120%AMI
CommercialspacedoesnotqualifyforabatementandistaxedatmarketrateBarryBuickwouldintroduce28newaffordableunits

140UnitsTotal: 14unitsrentedtohouseholdsmaking80% AMIand14 Createshighqualityhousingunitsforhouseholdsmaking80% 120%AMI
unitsrentedhouseholdsmakingbetween80% 120%AMI
Spitzerwouldintroduce32newaffordableunits
160UnitsTotal: 16unitsrentedtohouseholdsmaking80% AMIand16
unitsrentedhouseholdsmakingbetween80% 120%AMI

AffordabilityPeriod: 15years

Helptointroducenewmarketrateunitswhichwillhaveapositiveimpacton
supplyinthemarketplacetomeetdemand, andcanhelptoprotectrentsin
otherareasofthecity

Itisanoption, notamandate, fordeveloperstoutilize. 
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FollowingBestPractices:/w! areatoolusedinmany
FollowingBestPractices: CityofColumbus& CityofSeattleTaxAbatementPrograms

citiesintheCountytosubsidizedevelopment.Noother
Columbus

Abatementonstructure& accessorystructuresonlyw! incorporateaffordablehousing. 
Affordableandmarketrateunitsmustbecomparable( nolowerqualitymaterialsorseparate
entrancesforaffordableunits) Examplecities: ClevelandHeights, ShakerHeights, Euclid,Cleveland, 
ComplianceMonitoring

Parma,Westlake,Strongsville,WarrensvilleHeights Incorporateinspectionsofthephysicalstructureduringabatementperiod( exterior& 
interior) 
Annualrentrollfromdeveloper/ propertymanagerNoothercommunityintheCountyhasanaffordabilitycomponent
AnnualincomecalculationsretainedbypropertymanagerandreviewedbyCity

includedinaCRA
Seattle

2025%ofunitsarerequiredtobeincomeandrentrestricted
Widerrangeofincomecoveredunderordinancebasedon{ ĻğƷƷƌĻ highAMI
Utilityallowancesrequired
Lengthofabatementistypically15years

Sources
Seattle: https:// www.bellwetherhousing. org& http://www.seattle. gov/housing/ housing
developers/ multifamilytaxexemption# resources

Columbus: MichelleCastrogiovanni, CityofColumbus& 
https:// www.columbus. gov/development/ housingdivision/ ResidentialTaxIncentives_ M/ 

VibrantNEO2040: NortheastOhioSustainable
CommunitiesConsortiumInitiative
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2017MarketStudyConductedby4WardPlanning

bHousingDemandthrough2025is11, 597unitswithina15
minuteprimarymarketareaofDetroitandBelle! ǝĻƓǒĻƭ

500unitswouldcapture4. 3%ofthemultifamilyhousingdemandin
thenext5years, andviathislegislationintroduceaffordabilityoptions
intheprojects. 

CommercialDevelopmentProjectsCompleted: PermittedUses

DevelopmentNameAREA( ACRES) 2018TaxValueTOTALTaxTaxValueperAcre
LakewoodFamilyHealthCenter1. 81$$$ 

CVS1.507$1,699,400$ 68,486$ 45,445

RaisingCanes( formerBobEvans) 0.9$1,096,900$ 44,205$ 49,117

ProposedModificationtotheCitywideCommunityReinvestmentArea (CRA) GetGo1. 725$2,181,000$ 87,894$ 50,953
CityCouncilHousingCommittee

ManorPark& Detroit0.452$ 710,200$ 28,621$ 63,321
November11, 2019

TacoBell0. 326$ 534,100$ 21,524$ 66,025
BryceSylvester, DirectorofPlanning & Development

McDonald' s0.71$1,298,000$ 52,309$ 73,675

FamilyDollar0. 807$1,545,300$ 62,276$ 77,169

DiscountDrugMart1. 584$3,247,100$ 130,858$ 82,612
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